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PREFACE 

The  term  "townhousing"  is  used  in  this  report  to  mean  townhouses  and 
maisonettes  in  the  Township  of  North  York,  and  is  interchangeable  with  the  more 
general  term,  "multiple-attached  dwellings". 

For  the  purposes  of  this  report,  a  "townhouse"  is  a  multiple-attached 
dwelling  unit  with  front  and  rear  outside  access,  and  a  "maisonette"  is  a 
multiple-attached  dwelling  unit  with  front  access  from  a  central  corridor  and  rear 
outside  access.  These  terms  have  been  accepted  by  the  North  York  Planning  Board. 
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INTRODUCTION 


The  Township  of  North  York,  with  a  population  of  approximately 
390,000,  is  one  of  the  fastest-growing  residential  communities  in  Canada.  It 
is  possible  that  between  1  980  and  1985,  North  York  will  achieve  a  population 
of  between  600,000  and  650,000  persons,  thereby  becoming  one  of  the  largest 
individual  residential  communities  in  Canada. 

During  the  last  ten  years  there  has  been  a  marked  decline  in  the  per¬ 
centage  of  private  residential  housing  construction;  the  proportion  of  rental 
housing  has  increased  sharply.  North  York  has  been  changing  in  character  from 
a  rather  low-density,  predominantly  single-family  residential  community,  to  an 
integrated  residential  community  with  an  increasing  proportion  of  multiple-family 
accommodation.  The  demand  for,  and  the  limited  supply  of,  single-family 
dwellings,  together  with  rapidly-increasing  costs  of  land  and  construction  have 
created  a  problem  for  families  desiring  a  "backyard"  atmosphere  characteristic  of 
suburban  family  living,  but  unavailable  in  apartments  and  too  highly-priced  in 
private  dwellings.  This  need  has  been  responsible  for  a  third  dwelling  type  —  town 
or  row  housing .  ^ 

When  complete  residential  development  is  achieved  in  North  York,  the 
housing  distribution  will  likely  be  34  per  cent  apartments,  44  per  cent  single¬ 
family  dwellings,  14  per  cent  semi-detached  dwellings  and  8  per  cent  townhousing. 
The  8  per  cent  figure  for  townhousing  is  a  significant  increase  over  that  estimated 

^See  Preface  for  definition. 

"^This  projection  is  based  on  figures  taken  from  the  Township  of  North  York, 
Planning  Board's  Estimate  of  Population  and  Housing,  April  10,  1963. 
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three  years  ago. 

Because  of  the  changing  pattern  in  housing,  The  Board  of  Education 

for  the  Township  of  North  York  began  this  study  of  multiple-attached  dwellings 

to  provide  an  effective  basis  for  determining  both  the  present  and  the  long-term 

effects  of  the  changes  on  the  school  system. 

The  purpose  of  this  study  Is  to  provide  a  guide  for  determining  the 

number  of  elementary  school  children  likely  to  emanate  from  townhouses  and 
3 

maisonettes.  Unit  size  and  rental  level  are  the  chief  criteria .  Information  was 

collected  from  Metropolitan  Toronto  Assessment  Department  records  wherever 

possible;  otherwise.  Information  was  gathered  from  development  owners  or  their 

agents,  and  from  door-to-door  interviews. 

At  the  outset  there  was  little  Information  available  in  the  form  of 

similar  studies  to  provide  a  basis  for  this  survey.  Some  Ideas  were  derived  from 

the  North  York  High-Rise  Apartment  Study;^  others  were  gleaned  from  an 
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apartment  study  conducted  by  the  Metropolitan  Toronto  Planning  Board,  and 
from  a  more  recent  survey  undertaken  by  a  private  concern.^  None  of  these, 
however,  dealt  exclusively  or  chiefly  with  multiple-attached  homes,  and  they 
were  used  only  for  general  reference.  As  a  result,  a  direct  assessment  of  all 
townhousing  In  North  York  was  carried  out,  to  determine  the  number  and  loca¬ 
tion  of  units  and  the  number  of  bedrooms  In  each  unit;  the  number  and  age  of 
the  occupants  and  whether  the  occupants  were  public  or  separate  school 


See  Preface  for  definitions. 

“^The  Board  of  Education  for  the  Township  of  North  York,  Planning  Depart¬ 
ment,  Township  of  North  York  High-Rise  Apartments  Development  Study, 

(Toron^;  1965). 

The  Metropolitan  Toronto  Planning  Board,  Research  Division,  Apartment 
Survey,!  958,  Metropolitan  Toronto  Planning  Board,  (Toronto;  March,  1959). 

^Murray  V.  Jones  and  Associates  Ltd. ,  School  Enrolment  Forecast  1966-67. 
A  Report  Prepared  for  the  Board  of  Education,  Township  of  Etobicoke,  (Toronto, 
May,  1966). 
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supporters;  the  rental  level  for  each  unit  and  whether  the  rents  were  subsidized; 
and  whether  there  were  any  restrictions  controlling  the  number  of  occupants  in 
each  unit. 


METHOD 


This  study  was  concerned  primarily  with  elementary  school  children, 

although  Information  was  gathered  on  children  of  all  ages  In  groups  corresponding 

to  pre-school,  elementary  school,  junior  high  school,  and  secondary  school  age 

levels.  Adults  were  also  counted  so  that  the  total  population  In  townhousing  could 

be  determined.  Information  was  compiled  separately  for  several  tentative  categories 

of  townhousing.  In  the  expectation  that  different  pupil  ratios  might  be  established 

7 

for  each  grouping.  Several  of  the  categories  were  later  combined,  but,  during  the 
field  worl<,°  maisonettes  were  distinguished  from  townhouses,  Ontario  Housing  sub¬ 
sidized  rental  units  were  separated  from  non-subsidized  developments,  several 
tentative  rental  levels  were  chosen,  and  owner-occupied  units  were  kept  separate 
from  rental  units . 

An  example  of  the  work  sheet  used  In  the  collection  of  data  for  the  survey 
is  Appendix  I.  The  Intention  was  to  gather  this  type  of  information  for  every  town- 
house  and  maisonette  unit  in  North  York.  Assessment  records  provided  many  of  the 
necessary  data;  the  remainder  came  directly  from  builders,  owners,  and  door-to- 
door  Interviews.  The  results  were  based  on  as  close  to  a  100  per  cent  sample  as 
possible,  and  the  projections  were  based  on  the  results. 

When  all  Information  had  been  collected,  the  total  number  of  persons 
was  calculated  for  the  number  of  units  with  one,  two,  three  and  four  bedrooms  In 
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See  pages  7,  8  and  10. 
May  7  to  June  30,  1966. 
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each  category  of  townhousing.  Pupil  ratios  were  then  obtained  by  calculating  the 
average  number  of  children  of  each  age  group  in  each  type  and  size  of  townhousing 
unit. 

Units  which  were  under  construction  during  the  field  work,  and  develop¬ 
ments  which  were  planned  for  the  near  future,  were  also  considered,  to  allow  for 
short-range  planning.  Moreover,  some  indication  of  long-term  development  was 

provided  by  plotting  possible  future  sites  as  outlined  by  The  Township  of  North  York 
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Planning  Board  District  Draft  Plans,  and  by  applying  the  calculated  pupil  ratios 
to  these  anticipated  developments. 

There  were  several  problems  in  the  collection  and  in  the  compilation  of 
the  data;  and  the  method  outlined  above  had  a  number  of  limitations,  and  required 
minor  modifications.  These  will  be  discussed  as  they  are  encountered. 


Township  of  North  York  Planning  Board,  District  12  Draft  Plan,  (Toronto; 
December,  1965). 

Township  of  North  York  Planning  Board,  District  11  Draft  Plan,  (Toronto; 
March,  1966). 

Township  of  North  York  Planning  Board,  proposed  District  10  Draft  Plan. 


RESULTS 


As  indicated  in  Table  I  and  Plates  1  and  2,  there  were  5,601  townhouse 
and  maisonette  units  in  the  Township  of  North  York  on  June  30,  1966.  Of  this 
number,  approximately  5,247  were  occupied.  Most  of  the  vacancies  were  in  new 
developments  in  the  process  of  being  rented  for  the  first  time.  Vacancies  in 
established  developments  were  negligible.  There  was  an  average  of  4.3  persons  per 
unit,  or  a  total  of  approximately  24,000  persons  residing  in  multiple-attached 
dwellings,  in  North  York  on  June  30,  1966. 


TABLE  I 

EXISTING  TOWNHOUSING  -  JUNE  30,  1966 


Total 

Existing 

Occupied 

Bachelor 

30 

29 

One  Bedroom 

26 

26 

Two  Bedroom 

1392 

1341 

Three  Bedroom 

3794 

3506 

Four  Bedroom 

359 

345 

TOTAL 

5601 

5247 

An  important  problem  in  North  York,  and  in  most  other  communities ,  is 
providing  houses  for  families  who  cannot  afford  decent  accommodation  without  some 
form  of  subsidy.  The  most  frequent  and  direct  way  to  meet  the  problem  is  to  build. 
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buy,  or  lease  houses  in  established  communities,  and  to  allocate  them  to  families 
In  need  at  a  price  they  can  afford. 

Table  il  gives  the  breakdown  of  townhousing  In  the  Township  of  North 
York  by  rental  type.  Of  the  5,601  existing  townhouses  and  maisonettes,  913, 
or  16.3  per  cent,  were  administered  by  the  Ontario  Housing  Corporation  as 
low-rental  housing.  Of  these,  many  were  occupied  by  tenants  who,  although 
not  qualified  for  low-rental  housing,  were  not  forced  to  move  until  the  expira¬ 
tion  of  their  leases.  At  present,  therefore,  there  are  fewer  children  In  these 
913  units  than  could  be  expected  from  Ontario  Housing  Corporation  properties. 
Furthermore,  it  is  expected  that  Ontario  Housing  acquisitions  will  increase  con¬ 
siderably  In  the  near  future.^  ^ 

Of  the  5,601  units,  207  were  owned  by  their  occupants,  and  most  of 
these  had  three  bedrooms.  Although  it  was  impossible  to  arrive  at  any  meaning¬ 
ful  pupil  ratios  for  this  particular  category  because  of  the  small  number  of  units, 
it  was  doubtful  that  ratios  would  vary  significantly  from  the  pattern  for  ordinary 
rental  housing. 

Although  unsubsidized,  one  development  of  300  units  had  an  extremely 
low  rental  level,  and  was  therefore  separated  from  the  other  developments.  Cal¬ 
culation  of  pupil  ratios  for  low  rental  housing  on  the  basis  of  this  particular 
development  was  meaningless,  because  it  was  the  only  one  of  Its  kind  in  the 
Township,  and  the  sample  was  therefore  too  small. 

Similarly,  it  was  Impossible  to  separate  rental  units  Into  specific  rental 
levels  for  the  purpose  of  calculating  meaningful  pupil  ratios.  In  general,  town- 
housing  with  very  high  rents  had  fewer  children  than  townhousing  with  very  low 

^^As  of  September  1,  1966,  743  additional  units  had  been  purchased  by 
the  Ontario  Housing  Corporation,  bringing  the  total  to  1  ,656  units,  or  29.5 
per  cent  of  the  total  5,601  units. 
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LOCATION  OF  TOWNHOUSING  DEVELOPMENTS  -  EXISTING 
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rents.  This  correlation,  however,  was  extremely  unreliable;  any  attempt  to  a 

arrive  at  rental-level  categories  for  determining  pupil  ratios  would  have  been 

inaccurate.  For  example,  since  high  rental  units  were  often  strictly  limited  as 

to  the  number  of  children  allowed,  it  might  well  have  been  that  the  restrictions, 

rather  than  the  actual  rents,  were  the  major  cause  of  the  difference  in  pupil 

ratios.  In  the  long  term,  however,  as  developments  deteriorate  and  relative 

rents  decline,  restrictions  will  likely  be  relaxed,  thereby  attracting  younger  and 

larger  families.  On  the  basis  of  the  foregoing,  a  single  pupil  ratio  for  non- 

11 

subsidized  units  having  the  same  number  of  bedrooms  was  established. 

TABLE  II 


BREAKDOWN  OF  EXISTING  TOWNHOUSING 
BY  RENTAL  TYPE  -  JUNE  30,  1966 


Number  of 
Bedrooms 

Conventional 

Subsldtzed 

(O.H.C.) 

Other 

Low  Rental 

Owner 

Occupied 

Total 

Bachelor 

30 

- 

- 

- 

30 

One 

26 

- 

- 

- 

26 

Two 

1308 

50 

29 

5 

1392 

Three 

2603 

788 

209 

194 

3794 

Four 

214 

75 

62 

8 

359 

Total 

4181 

913 

300 

207 

5601 

Table  III  shows  the  average  num 

ber  of  persons  in 

each  type  of 

unit  by 

rental  type  and  number  of  bed 

rooms.  Although  the  number 

living  in  two- 

-bedroom 

units  was  a 

Imost  the  same  for  conventional 

and  subsidized  rentals,  there 

were  almost 

This  excludes  the  one  low-rental,  non-subsidized  development  mentioned 

above. 
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EXISTING  DEVELOPMENTS  by  TYPE  and  by  NUMBER  OF  UNITS 
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50  per  cent  more  people  residing  in  four-bedroom  subsidized  rental  units  than  in  con 
ventional  units.  The  significance  ofthree-and  four-bedroom  units  is  emphasized 
by  the  increase  of  slightly  less  than  one  person  per  unit  and  slightly  less  than  two 
persons  per  unit  respectively,  for  conventional  and  subsidized  dwellings,  with  the 
increase  from  two  to  three  and  from  three  to  four  bedrooms.  Any  significant  varia¬ 
tion  in  the  number  of  bedrooms  per  unit  will,  therefore,  influence  greatly  the 
ultimate  population  of  the  development. 

TABLE  III 

AVERAGE  NUMBER  OF  PERSONS  PER  UNIT 
IN  EXISTING  TOWNHOUSING 
JUNE  30,  1966 


Number  of 
Bedrooms 

Conventional 

Subsidized 

(O.H.C.) 

Other 

Low  Rental 

Owner 

Occupied 

Bachelor 

1.14 

- 

- 

- 

One 

1.92 

- 

- 

- 

Two 

3.25 

3.47 

3.93 

2.75 

Three 

4.20 

5.61 

5.07 

4.04 

Four 

5.07 

7.46 

6.89 

4.00 

All  Units 
Combined 

3.95 

5.79 

5.34 

4.01 
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PUPIL  RATIOS: 

Table  IV  shows  the  average  number  of  pre-school  and  school-age 
children  per  unit  in  conventional  townhousing  by  two-,  three-,  and  four-bedroom 
units.  Separate  ratios  were  first  calculated  for  townhouses  and  maisonettes,  but 
because  the  ratios  were  almost  identical,  a  combination  of  the  figures  was  justified. 

Table  IV  does  not  show  a  ratio  for  bachelor  and  one-bedroom  units, 
although  Table  I  indicates  that  there  are  some  in  the  Township.  Although  ratios 
were  calculated,  the  size  of  the  sample,  and  the  ratios  themselves,  were  so  low 
that  the  results  were  not  significant.  Moreover,  few  of  these  units  will  be  built 
in  the  future,  and  their  effect  on  the  school  system  will  therefore  be  negligible. 
Two-,  Three-,  and  four-bedroom  units  will  likely  account  for  almost  all  future 
townhousing  construction. 

It  is  interesting  to  note  that  the  number  of  pre-school  age  children  is 
relatively  similar  for  two-,  three-,  and  four-bedroom  units.  But  the  average 
number  of  elementary  school  pupils  per  unit  increases  by  approximately  .5  and 
the  number  of  junior  high  school  and  secondary  school  students  approximately 
doubles  with  the  increase  from  two-  to  three-,  and  three-to  four  bedroom  units. 
Furthermore,  almost  three  times  as  many  school  age  children  emanate  from  three- 
bedroom  units  as  from  two-bedroom  units,  and  almost  five  times  as  many  school 
age  children  emanate  from  four-bedroom  units  as  from  two-bedroom  units. 


A 
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TABLE  IV 

CONVENTIONAL  TOWNHOUSING 
PUPIL  RATIOS  -  PUBLIC  AND  SEPARATE  PUPILS 


Pre-school 

Elementary 

Junior  High 

Secondary 

Two  bedroom 

0.73 

0.42 

0.06 

0.05 

Three  bedroom 

0.79 

0.96 

0.19 

0.22 

Four  bedroom 

0.68 

1.46 

0.38 

0.40 

A  comparison  of  Table  IV  with  Table  V  shows  that  there  is  little 
difference  in  the  pupil  ratios  between  subsidized  and  non-subsidized  develop¬ 
ments  for  two-bedroom  units,  but  pupil  ratios  in  three-  and  four-bedroom  units 
in  subsidized  developments  are  almost  twice  as  high  as  those  in  non-subsidized 
units.  There  is  almost  no  difference  in  the  relative  size  of  the  age  groups 
between  subsidized  and  non-subsidized  units. 

A  survey  undertaken  by  the  Metropolitan  Toronto  Planning  Board 
differentiated  between  Federal-Provincial  low-rental  projects  and  other  Ontario 
Housing  low-rental  properties,  with  a  higher  population  ratio  for  the  former. 

But  because  this  report  is  concerned  only  with  townhousing  in  the  Township  of 
North  York,  the  sample  was  too  small  to  allow  meaningful  differentiation.  The 
figures  for  townhousing  both  under  Federal-Provincial  control,  and  under  solely 
Provincial  control,  were,  therefore  combined  to  give  a  single  ratio.  On  the 
basis  of  the  results  from  the  survey  mentioned  above,  this  ratio  may  be  slightly 
high  for  Ontario  Housing  properties  other  than  Federal-Provincial  projects. 

^^Metropolitan  Toronto  Planning  Board,  Research  Division,  Report  on 
Population  and  School  Children  in  Public  Housing  Projects,  (Toronto;  June,  1966). 
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TABLE  V 

SUBSIDIZED  TOWNHOUSING 
PUPIL  RATIOS  -  PUBLIC  AND  SEPARATE  PUPILS 

Pre-school  Elementary  Junior  High  Secondary 


Two  bedroom 

0.94 

0.41 

0.12 

0.06 

Three  bedroom 

1.00 

1 .95 

0.41 

0.32 

Four  bedroom 

0.93 

2.94 

0.79 

0.81 

PUBLIC  SCHOOL  RATIOS: 

All  ratios  thus  far  have  been  for  the  total  number  of  pre-school  and 
school-age  children,  without  regard  to  the  actual  school  system  they  are,  or 
will  be,  attending.  For  example,  at  the  elementary  school  level,  a  significant 
number  of  children  in  North  York  are  attending  schools  administered  by  the 
Metropolitan  Toronto  Separate  School  Board.  These  children  are  of  little 
concern  to  this  report,  since  they  have  no  impact  on  the  public  school  system. 

Table  VI  shows  the  pupil  ratios  for  conventional  townhousing  with  the 
separate  school  children  excluded,  but  with  the  units  in  which  they  live 
included.  The  ratios  thus  derived  are  somewhat  lower  than  the  unadjusted  ones 
in  Table  IV,  and  would  be  a  more  accurate  indication  of  the  number  of  public 
school  children  in  any  given  townhousing  development,  if  the  separate  school 
children  were  divided  evenly  among  all  the  developments  in  the  Township. 

This,  however,  is  not  so.  Some  developments  have  an  extremely  high  number 
of  separate  school  children,  while  others,  for  no  apparent  reason,  have  virtually 
none.  Thus  the  ratios  in  Table  VI  may  be  somewhat  high  for  developments  with 
a  large  number  of  separate  school  supporters,  and  somewhat  low  for  developments 
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with  few  separate  school  children.  But  since  the  total  number  of  separate  school 
children  in  townhousing  is  not  very  high,  the  error  for  any  given  development 
will  likely  be  quite  small.  These  ratios,  therefore,  are  sound  indications  of 
the  average  pupil  ratios  for  students  living  in  townhousing  and  attending  the 
public  school  system  in  North  York. 

TABLE  VI 

CONVENTIONAL  TOWNHOUSING 


PUPIL  RATIOS 

-  PUBLIC  SCHOOL 

PUPILS  ONLY 

Pre-school 

Elementary 

Junior  High 

Secondary 

Two  bedroom 

0.66 

0.38 

0.06 

0.04 

Three  bedroom 

0.72 

0.88 

0.17 

0.21 

Four  bedroom 

0.59 

1.30 

0.35 

0.36 

Combination 

0.69 

0.76 

0.15 

0.17 

It  is  interesting  to  note  that  the  pupil  ratios  derived  by  excluding 
both  the  separate  school  children  and  the  number  of  units  in  which  they  live 
proved  almost  identical  to  the  ratios  in  Table  IV.  There  is  no  significant 
difference  in  the  sizes  of  separate  school-supporting  families,  and  families 
that  support  public  schools. 

Table  VII  shows  pupil  ratios  for  subsidized  townhousing  corresponding 
to  those  in  Table  VI  for  conventional  housing. 


I. 
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TABLE  Vli 

SUBSIDIZED  TOWNHOUSING 


PUPIL  RATIOS 

-  PUBLIC  SCHOOL 

PUPILS  ONLY 

Pre-school 

Elementary  J 

unior  High 

Secondary 

Two  bedroom 

0.82 

0.29 

0.12 

0.06 

Three  bedroom 

0.82 

1.59 

0.35 

0.29 

Four  bedroom 

0.83 

2.69 

0.71 

0.76 

Combination 

0.82 

1.70 

0.39 

0.35 

If  Tables  IV  and  V  are  compared  to  Tables  VI  and  VII,  it  will  be  seen 

that  there  is  a  substantial  reduction  in  each  pupil  ratio  when  separate  school 

pupils  are  excluded.  Furthermore,  this  reduction  is  similar  for  corresponding 

groups  in  conventional  and  subsidized  housing.  For  example,  the  reduction  is 

similar  for  elementary  school  pupils  in  four-bedroom  units  in  both  subsidized  and 

conventional  units.  The  only  exceptions  are  pre-school  and  elementary  school 

children  in  three-bedroom  units,  where  the  reduction  is  significantly  greater  for 

subsidized  units  than  for  conventional. 

Assuming  the  present  allocation  of  two-,  three-,  and  four-bedroom  units 

in  a  given  development,  70.16  per  cent  of  the  school-age  children  could  be  in 

elementary  school,  14.52  per  cent  could  be  in  junior  high  school  and  15.32  per 

cent  could  be  in  secondary  school,  in  the  North  York  school  system  the  enrolment 

distribution  is  58.5  per  cent  elementary  school,  20.6  per  cent  junior  high  school  and 

1 3 

20.9  per  cent  secondary  school.  Townhousing  developments  therefore  place  a  much 
greater  demand  on  elementary  school  facilities  than  on  junior  high  or  secondary  school 
facilities. 
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1965-66  school  year. 


LIMITING  FACTORS 


The  results  outlined  in  Section  III  require  some  further  explanation  and 
qualification,  in  order  that  their  value  for  any  particular  planning  purpose  may 
be  more  accurately  assessed. 

AGE  GROUPINGS  AND  SCHOOL  GRADES: 

As  stated  previously,  information  for  this  study  was  gathered,  where 
possible,  from  assessment  records.  This  gave  rise  to  a  problem,  because  age  group¬ 
ings  in  the  assessment  records  did  not  correspond  with  the  age  groups  and  grade  levels 
with  which  this  report  was  concerned.  As  the  work  sheet  in  Appendix  I  indicates, 
population  information  was  divided  among  the  following  age  categories:  0  to  4; 

5  to  9;  10  to  14;  15  to  19;  and  20  and  over.  The  problem  was  with  the  second  and 
third  groups.  Generally,  the  age  groups  corresponding  to  elementary  school  and 
junior  high  school  are  5  to  1 1  and  12  to  14  respectively.  Thus  it  was  necessary  to 
subtract  the  10-and  11-year-old  children  from  Group  III  (10  to  14)  and  add  them  to 
Group  II  (5  to  9) .  This  was  accomplished  by  taking  a  sample  number  of  housing 
developments,  both  subsidized  and  non-subsidized,  and  checking  with  school 
enrolment  figures  to  determine  the  actual  number  and  ages  of  all  the  10-  to 
14-year-old  children  emanating  from  those  developments.  The  percentage  of 
Group  III  children  who  were  10  and  11  years  old  was  then  calculated 
separately  for  the  subsidized  and  non-subsidized  developments.  By  applying 
these  percentages  to  all  data  collected  from  the  assessment  records,  it  was 
possible  to  derive  population  figures  which  were  divided  among  the  desired  age 
groups. 
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The  figures  for  each  age  group  included  total  population,  rather  than 
just  school  population.  Since  school  attendance  in  North  York  is  compulsory 
up  to  the  age  of  sixteen,  it  was  safe  to  assume,  for  the  purposes  of  this  report, 
that  the  children  in  Age  Groups  II  and  III  were  attending  school  somewhere  in 
the  Township.  Although  some  children  could  be  late  in  starting  school  — for 
example,  some  five-year-old  children  do  not  attend  kindergarten  — it  was  felt 
that  this  number  would  not  be  large  enough  to  affect  pupil  ratios  seriously. 

With  Age  Group  IV  this  was  not  so,  because  a  large  number  of  15-  to  19-year- 
old  children  could  possibly  be  out  of  school.  For  this  reason  it  was  extremely 
difficult  to  derive  an  accurate  pupil  ratio  for  secondary  school  students,  and 
the  ratios  listed  in  Tables  IV,  V,  VI  and  VII  for  this  group  should,  to  this 
extent,  be  discounted.  In  1966  the  North  York  Board  of  Education  junior  high 
and  secondary  school  enrolments  were  approximately  35.1  per  cent  and  35.8  per 
cent  respectively  of  the  public  school  enrolment.  On  the  basis  of  the  combined 
pupil  ratios  In  Table  VI,  the  junior  high  and  secondary  school  pupil  ratios  are 
equal  to  19.7  per  cent  and  22.4  per  cent  respectively  of  the  public  school 
pupil  ratios.  From  this  comparison  it  would  appear  that  the  figures  derived  in 
this  report  for  secondary  school  students  are  high,  as  expected.  In  any  event, 
this  problem  is  not  as  serious  as  it  might  seem,  because  planning  problems  are 
most  critical  at  the  elementary  school  level,  with  which  this  report  is  mainly 


concerned . 
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FAILURES  AND  ACCELERATIONS: 

Even  at  the  elementary  school  level  a  problem  does  develop  from  the  use  of 
age  groups  to  estimate  school  population,  because  there  is  no  guarantee  that  a  child 
of  a  given  age  is,  in  fact,  in  the  grade  in  which  his  age  would  normally  place  him. 
Indeed,  a  combination  of  failures,  accelerations,  and  late-starters  may  result  in  a 
quite  considerable  number  being  either  behind  or  ahead  of  others  of  their  ages.  This 
is  extremely  difficult  to  measure,  and  the  ratios  in  Tables  IV,  V,  VI  and  VII  do  not 
take  it  into  consideration. 

An  accurate  failure  ratio  can  be  derived  only  by  tracing  pupils  through 
every  school  in  the  Township  and  determining  the  number  of  failures  in  each  grade. 
This  was  last  done  by  the  North  York  Board  of  Education  in  1958,  and  it  was  based 
on  a  Kindergarten  to  Grade  eight  system,  rather  than  on  the  present  Kindergarten  to 
Grade  six  elementary  school  system.  The  1958  results  showed  that,  of  all  Grade 
eight  students,  17.43  per  cent  had  failed  once  in  elementary  school,  1  .85  per  cent 
had  failed  twice,  and  0.18  per  cent  had  failed  three  times,  These  figures  are  out 
of  date,  and  thus  give  little  indication  of  the  number  of  children  who  are  behind 
their  age  groups  in  the  present  elementary  system,  because  they  refer  strictly  to 
Grade  eight  students.  It  is,  however,  the  only  available  fact  of  any  authority. 

Another  limitation  is  that  these  figures  do  not  allow  for  accelerations. 

Once  again,  it  is  virtually  impossible  to  measure,  in  terms  of  numbers  of  students, 
the  extent  to  which  accelerations  offset  failures,  but  it  is  clear  that  it  is  not  sig¬ 
nificant.  It  seems  obvious,  therefore,  that  the  figures  in  Tables  IV  and  V  should  be 
revised  somewhat  upwards,  in  order  to  indicate  the  maximum  possible  pupil  ratios. 


^^The  Board  of  Education  for  the  Township  of  North  York,  Summary  of 
Promotion  and  Non-Promotion  June  1957  to  June  1965,  (North  York;  August  1965). 
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RENTAL  LEVELS: 

Some  of  the  problems  associated  with  classifying  units  by  rental 
level  have  already  been  mentioned.  The  original  intention  of  this  report 
was  to  use  rental  levels  as  one  of  the  major  methods  of  classifying  townhousing 
developments.  Several  problems  arose  when  this  was  attempted.  For  example, 
rents  shown  in  the  assessment  records  did  not  indicate  in  which  developments 
the  tenant  paid  out-of-pocket  for  heat,  light,  parking,  and  other  auxiliary 
costs,  and  in  which  developments  the  cost  of  the  foregoing  was  included  in 
the  rent.  For  this  reason,  assessment  records  may  have  indicated  a  wide 
variation  in  rent  for  identical  accommodation.  Moreover,  differences  in  the 
length  of  leases  and  the  times  at  which  the  leases  were  signed,  often  resulted 
in  a  wide  variation  in  rents  charged  for  identical  accommodation  in  a  single 
development.  There  may  also  have  been  differences  in  rents  in  a  single 
development  because  of  small  differences  in  the  amount  of  floor  space  or  in 
the  type  of  furnishings;  these  were  not  always  evident  in  the  records  used. 

Nevertheless,  an  attempt  was  made  at  rental  categorization,  using 
the  median  rent  for  each  development.  An  example  of  the  type  of  result  may 
be  seen  in  Appendix  II.  Although  some  pattern  may  be  discerned,  it  is 
inconclusive  except  in  that  it  indicates,  in  general,  that  pupil  ratios  in  the 
higher  rent  levels  were  somewhat  lower  than  those  in  the  lower  rent  levels. 


FUTURE  DEVELOPMENTS 


DEVELOPMENTS  UNDER  CONSTRUCTION: 

As  indicated  on  Plate  3,  there  were  approximately  800  townhousing 
units  under  construction  on  June  30,  1966,  which  were  scheduled  for  completion 
this  year,  or  early  in  1967.  Of  this  number,  160  are  to  be  subsidized  rental 
units.  In  addition,  proposals  were  approved  for  a  further  1 ,300  units,  of  which 
650  are  to  be  subsidized.  It  is  likely  that  construction  of  these  units  will  begin 
in  the  near  future.  The  number  of  units  proposed  and  under  construction  will 
likely  have  a  population  of  about  9,000^^  increasing  the  total  townhousing 
population  in  North  York  to  33,000. 

LONG  RANGE  PROJECTION; 

According  to  the  District  Draft  Plans  prepared  by  the  Planning  Board 

for  the  Township  of  North  York,  the  maximum  number  of  additional  townhousing 

units  likely  to  be  built  is  approximately  4,500.  This  would  mean  a  further  popu- 
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lation  increase  of  about  18,000,  giving  a  total  of  12,200  units,  51 ,000  people 
and  10,000  public  school  pupils. 


This  figure  is  a  rough  estimate  only,  since  it  is  not  clear  how  many  of  the 
proposed  units  will  have  two  bedrooms,  three  bedrooms  and  four  bedrooms.  The 
calculation  was  on  the  basis  of  the  percentage  of  total  units  now  in  the  Township 
that  are  of  each  size:  that  is,  approximately  25  per  cent  two  bedroom,  68  per 
cent  three  bedroom,  and  7  per  cent  four  bedroom.  Population  ratios  were  then 
applied  to  the  number  of  units  derived  in  this  way,  to  give  a  total  population 
figure  of  about  9,000. 

^^Derived  in  the  manner  outlined  in  footnote  16. 
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LOCATION  OF  TOWNHOUSING  DEVELOPMENTS 
-UNDER  CONSTRUCTION  ,  PROPOSED.  AND  PROSPECTIVE 
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The  foregoing  estimate  of  population  Is  based  on  present  development 
trends;  and  change  In  the  ratio  of  two-,  three-,  and  four-bedroom  units  would 
result  In  a  corresponding  change  In  population. 

It  Is  expected  that  townhousing,  although  located  largely  In  the 
extreme  easterly  and  westerly  portions  of  the  Township  along  major  traffic  arteries, 
could  be  important  In  the  future  by  replacing  lower-density  housing  In  urban 
renewal  schemes  in  the  central  area  of  the  Township.  This,  together  with  the 
possibility  that  some  lands  zoned  for  high-rise  apartments  may  Include  townhousing 
units,  suggests  that,  although  present  projections  Indicate  a  total  of  12,200  units, 
this  figure  will  likely  be  exceeded. 

Finally,  there  Is  little  doubt  that  a  number  of  the  townhousing  units 
erected  in  the  future,  and  some  of  the  ones  which  exist  now,  will  be  taken  over 
by  the  Ontario  Housing  Corporation  for  subsidized  housing.  This  will  Increase 
the  number  of  children  in  these  units,  and  thereby  increase  both  the  total  popula¬ 
tion,  and  the  enrolment  in  Township  schools. 


^®For  example.  It  was  announced  recently  that  524  townhousing  units  In 
FlemIngdon  Park  have  been  taken  over  by  the  Ontario  Housing  Corporation, 
and  that  the  present  residents  have  two  years,  or  until  their  present  leases  run 
out,  to  move  out  and  make  way  for  people  who  qualify  for  subsidized  housing 
(see  also  Footnote  10,  page  7). 
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CONCLUSION 


On  June  30,  1966,  there  were  5,601  townhouse  and  maisonette 
dwellings  in  the  Township  of  North  York,  with  a  total  population  potential  of 
about  24,000.  Of  this  total,  5,300  or  22  per  cent,  would  be  in  elementary 
public  school,  compared  to  13  per  cent  of  the  total  Township  population  in 
elementary  public  school.  Ultimately  there  will  likely  be  a  total  of  12,200 
townhousing  dwellings  in  North  York  with  a  population  of  51,000  and  a  minimum 

elementary  public  school  enrolment  of  10,000. 

Townhouse  and  maisonette  dwellings  in  North  York  with  conventional 
rents  have  an  average  of  3.9  persons  per  unit  as  compared  to  5.8  persons  for 
units  with  subsidized  rents.  The  number  of  persons  per  unit  Increases  by  slightly 

less  than  one  person  per  unit  for  conventional  dwellings,  and  by  slightly  less  than 
two  persons  per  unit  for  subsidized  rental  dwellings,  with  the  increase  from  two 
to  three  and  from  three  to  four  bedrooms.  Townhouse  and  maisonette  dwellings 
in  North  York  can  therefore  readily  be  termed  "family-oriented". 

There  is  a  great  demand  for  townhousing  accommodation  in  the  Town¬ 
ship;  almost  all  units  are  occupied.  A  large  number  of  the  recorded  vacancies 
occur  in  developments  which  are  being  rented  for  the  first  time. 

About  16  per  cent  of  the  total  number  of  the  townhousing  dwellings 

are  owned  by  the  Ontario  Housing  Corporation;  it  is  likely  that  this  portion  will 

1  9 

continue  to  Increase.  Approximately  95  per  cent  of  the  units  now  owned  by 
the  Ontario  Housing  Corporation  are  3-,  and  4-bedroom  units.  This  is  approximately 
21  per  cent  of  the  total  number  of  3-,  and  4-bedroom  townhouses  and  maisonettes. 

1  9 

Refer  to  Footnote  10,  page  7. 
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The  average  pupil  ratio  for  public  school  elementary  pupils  is  .76 
per  unit  for  conventional  units  and  1  .70  for  subsidized  rental  units.  But  because 
public  school  pupil  ratios  may  vary  in  different  areas  of  the  Township,  the  potential 
of  each  development  should  be  considered  on  its  own  merits,  with  particular 
reference  to  number  of  bedrooms,  location,  rent,  and  amenities.  Moreover,  both 
long-  and  short-term  planning  must  be  kept  in  mind  when  dealing  with  these 
variables. 
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Type  of 
Housinq 
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Vacant 
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NO 
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0-4 

POPULATION 
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APPENDIX  II 


DEVELOPMENT  SEPARATION  BY  RENTAL  LEVEL* 
(average  population  per  age  group  per  three  bedroom  unit) 

Median  Rent  for 
each  Development 


$ 

0  to  4 

5  to  9 

10  to  14 

15  to  19 

20  plus 

Total 

135 

0.6 

0.8 

0.4 

0.4 

2.1 

4.3 

140 

0.8 

1.1 

0.8 

0.2 

2.0 

4.9 

145 

0.8 

0.7 

0.3 

0.3 

2.1 

4.2 

147 

0.5 

0.9 

0.4 

0.4 

2.1 

4.3 

148 

0.8 

0.8 

0.3 

0.2 

2.0 

4.2 

148 

0.9 

0.9 

0.6 

0.2 

2.0 

4.6 

150 

0.8 

0.6 

0.3 

0.2 

2.1 

4.1 

150 

0.9 

0.9 

0.3 

0.1 

2.1 

4.3 

155 

0.6 

1.0 

0.6 

0.1 

2.1 

4.6 

155 

1.0 

0.8 

0.4 

0.3 

2.1 

4.5 

160 

0.8 

0.7 

0.5 

0.1 

2.0 

4.2 

163 

0.7 

0.7 

0.4 

0.2 

2.0 

4.0 

168 

1.1 

0.6 

0.4 

0.1 

2.4 

4.6 

172 

0.9 

0.7 

0.3 

0.1 

2.1 

4.1 

173 

0.8 

0.8 

0.3 

0.1 

2.0 

4.1 

176 

0.9 

0.8 

0.4 

0.0 

2.0 

4.1 

187 

0.7 

0.7 

0.4 

0.2 

2.0 

3.9 

189 

0.7 

0.7 

0.4 

0.3 

2.1 

4.2 

193 

0.4 

0.5 

0.2 

0.1 

2.0 

3.1 

210 

0.7 

0.8 

0.2 

0.1 

2.1 

3.8 

*This  excludes  Ontario  Housing  developments  and  the  one  low 
rental  development  mentioned  on  page  7. 
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